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Presentation Overview 

Objective:  

Provide an introduction to Building Types and Approach to Land Use 

in the revised Land Development Code. 

 

Topics to Discuss Today 

•  Building Types (Opticos Design) 

•  Approach to Land Uses (Lisa Wise Consulting) 

•  Building Blocks of a Mapping Strategy (City of Austin) 

•  Next Steps 



Understanding Existing Context
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Transect Zone Classification: T3 Edge 
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A walkable environment of highly interconnected, heavily 

tree-lined neighborhood streetscapes with single-family 

housing setback from the street. 

Characteristics 

Detached Buildings   

Medium to Large Lot Widths   

Medium Building Footprints   

Large Front Setback 
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Transect Zone Classification: T3 Neighborhood 
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A walkable environment of highly interconnected, heavily 

tree-lined neighborhood streetscapes, with single-family 

housing in small-to-medium footprint buildings setback 

from the street. 

Characteristics 

Detached Buildings   

Small to Medium Lot Widths   

Small to Medium Building 
Footprints   

Large Front Setback 
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Transect Zone Classification: T4 Neighborhood 
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A walkable environment of highly interconnected, tree-

lined neighborhood streetscapes with single-family 

housing choices in medium to large footprint buildings 

behind medium to large setbacks and limited 

neighborhood-serving services within ancillary buildings. 

Characteristics 

Detached or Semi-Detached 
Buildings   

Small to Medium Lot Widths   

Small to Medium Building 
Footprints   

Medium Front Setback 
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Transect Zone Classification: T4 Main Street 
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A walkable environment of mixed-use streetscapes 

emphasizing buildings with non-residential frontages at or 

close to the sidewalk to provide neighborhoods with a 

focal point of neighborhood commercial, service and 

residential uses. 

Characteristics 

Attached or Semi-Attached 
Buildings   

Small to Medium Lot Widths   

Medium to Large Building 
Footprints   

Small to No Front Setback 
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Transect Zone Classification: T5 Neighborhood 
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A walkable environment of highly interconnected, tree-lined 

neighborhood streetscapes with a variety of medium intensity 

housing choices in small to medium footprint buildings set 

back from the street to support neighborhood-serving retail 

and services at some corners in this zone and limited 

neighborhood-serving services within ancillary buildings. 

Characteristics 

Attached or Detached  
Buildings   

Small to Large Lot Widths   

Medium Building Footprint to 
Block Footprint 

Small to No Front Setback 



© 2016 Opticos Design, Inc.  | 

Transect Zone Classification: T5 Main Street 
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A walkable environment of highly interconnected, tree-lined 

mixed-use streetscapes with non-residential ground floor near 

or at the sidewalk to provide neighborhoods with a high 

intensity focal point that includes neighborhood-serving retail, 

services and housing. 

Characteristics 

Detached Buildings   

Small to Large Lot Widths   

Medium Building Footprint to 
Block Footprint 

Small to No Front Setback 
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Transect Zone Classification: T6 Low 
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A walkable environment of highly interconnected, tree-

lined mixed-use streetscapes of high intensity housing 

choices to reinforce and enhance the vibrant, walkable 

downtown and city core, enabling it to become a complete 

neighborhood with locally-serving retail, services, 

entertainment, civic and public uses. 

Characteristics 

Attached Buildings   

Small to Block Scale 
 Lot Widths   

Large Building Footprint to 
Block Footprint 

Small to No Front Setback 
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Transect Zone Classification: T6 Core 
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A walkable environment of highly interconnected tree-lined, 

mixed-use city center streetscapes of the most intense 

housing choices with non-residential ground floor at the 

sidewalk to provide a regional focal point that reinforces 

and enhances the vibrant, walkable city core with regionally-

serving retail, services, entertainment, civic and public uses.   

 

Characteristics 

Attached Buildings   

Medium to Block Scale 
 Lot Widths   

Block Footprint 

Small to No Front Setback 



Overview of Building Types
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More on Building Type Standards 
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More on Building Type Standards 
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More on Building Type Standards 
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More on Building Type Standards 
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More on Building Type Standards 
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More on Building Type Standards 
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More on Building Type Standards 
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Why We Regulate By Building Type
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Lot Size and Building Type Regulations 
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•  Lot size (minimum and maximum) 

•  Building Types 

•  Building Footprint Size (maximum) 



© 2016 Opticos Design, Inc.  | 22 http://www.austintexas.gov/codenext 

Typical Lot Sizes 
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Typical Building Footprint Size 
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Similar Densities. Very Different Size 



© 2016 Opticos Design, Inc.  | 25 

Typical Regulation: Floor Area Ratio (FAR) Illustrated 

FAR=.5 FAR=1 FAR=2 



© 2016 Opticos Design, Inc.  | 26 

Issue with FAR: Unpredictable Built Result 

FAR=1 FAR=1 FAR=1 
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Dwelling Units Per Acre (DU/Acre): Density Calculation 

Example 

number of acres  x 
allowed density per acre 

= Allowed  
Number of 

Units on the 
lot 

.34 acres x 
 20 dwelling units per acre 

(du/a) 

= 6 units 
allowed 



© 2016 Opticos Design, Inc.  | 28 

Subchapter F Residential Design Standards 
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Case Study: Infill at 20 du/acre in Medium Density Zone 
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Existing Conditions

Typical Lot: 150’ deep x 100’ wide = 15,000 sf

15,000 sf /43,560 sf per acre = .3 acres

Existing zoning allows 20 du/acre = 6 units

What does 20 du/acre look like?
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Inappropriate Infill at 20 du/acre: Building Too Big 
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Architecture alone cannot 
make this compatible




How We Regulate
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Intent Illustrated in Graphic 
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Lot Size and Building Type Regulations 
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•  Lot size (minimum and maximum) 

•  Building Types 

•  Building Footprint Size (maximum) 
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Different Maximums Footprints for Each Type 
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Different Maximums Footprints for Each Type 
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Different Maximums Footprints for Each Type 

Lot Size Building Footprint 
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Different Maximums Footprints for Each Type 
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Massing on a lot 
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As Lot Gets Wider Building Can Get Wider 

Side and Rear 

Wings added to 

Building 
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But Only So Much 

Maximum 

Building Size 

Reached 
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When the Lot Gets Too Wide Either a Different 

Building Type or Multiple Buildings Can Be Built 
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Inappropriate Infill at 20 du/acre: Building Too Big 
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Architecture alone cannot 
make this compatible
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Same Number of Units, But Appropriate Scale and Form 
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Building Footprint (width and 
depth) are the two most critical 
elements to regulate!
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Testing from Sound Check 
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Testing from Sound Check 



Approach to Land Use Simplification 

Land Uses Overview
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Existing Code

•  25-2 Subchapter C, Article 2
•  Over 155 land uses
•  Outdated land uses
•  One Land Use Table for all uses and all zones

•  5 Use Categories
•  Residential
•  Commercial
•  Industrial
•  Agricultural
•  Civic

•  Additional standards in 25-2 Subchapter C, Article 4

•  Definitions located in 25-2 Subchapter A
•  Missing definitions
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Simplify Overly Detailed Land Uses

New Use:

Appliances 

Art supplies 

Hobby supplies 

Bookstore, general 

Clothing and 

apparel 

Florist 

Gift and Card 

Jewelry and 

watches 

 

Leather goods 

Musical 

Instruments 

Music store 

Pottery 

Shoes 

Stationary 

Variety 

Former Uses:
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Example Tehachapi CA 

General Retail 

≤ 5,000 sf 

> 5,000 sf and ≤ 10,000 sf 

> 10,000 sf 
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Improve and Simplify Land Uses

 

 

 

•  Consolidate Land Uses with Similar:
•  Definitions
•  Regulations
•  Impact 
•  Operation
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Existing Land Use 

Existing Commercial Zones 
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Improve and Simplify Land Uses

 

 

 

•  Separate Overly Broad Land Uses 
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Restaurant	w/	alcohol 

Restaurant	w/o	alcohol 

Restaurant	w/	drive-through 
Restaurant  

Restaurant	w/	outside	seating 

Example 

Restaurant and Bars T5-N 

Bar/Nightclub  

Level 1 MUP 

Level 2 CUP 

Micro-Brewery/Micro-Distillery/Winery MUP 

Restaurant, except: P 

w/ Alcohol Sales MUP 

w/ Outside Seating MUP 

w/ Drive Through -- 

w/ Late night Operation CUP 
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Improve and Simplify Land Uses

155+ �
Existing Land Uses

Possible Results 

115 ±  
New Land Uses 

 

! 
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Provide Cross-
References 

Improve and Simplify Land Use Tables
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Group Uses by Use 
Category

One Table per Zone 
or Zone Group

Example Table from Flagstaff, AZ 



Building Blocks of a Mapping Strategy
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